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Disclaimer:  The use of brand names is strictly for educational purposes to provide the HPC with 

background history on the development of building materials since these design guidelines 

consider existing buildings a product of their period of construction.  The City of Poplar Bluff 

and Terri L. Foley, historic preservation consultant, do not endorse or intend any discredit to 

twentieth or twentieth-first century manufacturers, distributors or products that were 

appropriate in their time and for which the substantial documentation provided herein explains 

why they may be structurally, chemically, or in appearance inappropriate for use on historic 

buildings that were created in an earlier period.  

¢ƘŜ ƛƴǘŜǊǇǊŜǘŀǘƛƻƴ ƻŦ ǘƘŜ {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀbilitation contained in 

this document is not necessarily the interpretation of the State of Missouri, Department of 

Natural Resources, State Historic Preservation Office.  Sections of this document relating to the 

residential resources were outside the scope of the grant funded project and do not reflect the 

opinion of the Missouri State Historic Preservation Office.  

 

2014 by the City of Poplar Bluff, Missouri & Terri L. Foley, historic preservation consultant.  All 

rights reserved.  No part of this document may be reproduced or transmitted in any form 

without prior written permission of the City of Poplar Bluff and Terri L. Foley, historic 

preservation consultant.  This document may be reproduced in whole or part for use in matters 

related to the City of Poplar Bluff, the Planning Department and Historic Preservation 

Commission. 
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INTRODUCTION  

Historic Preservation in Poplar Bluff 

Poplar Bluff has a significant collection of historic resources.  The Poplar Bluff community has 

several distinct architectural styles represented in its building stock from the nineteenth 

century to the new modern style of architecture, which is just now being considered historic.  

tƻǇƭŀǊ .ƭǳŦŦΩǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎ ǎȅƳōƻƭƛȊŜ ŀ Ǿƛǎǳŀƭ ǊŜŎƻǊŘ ƻŦ ǘƘŜ ǎƻŎƛŀƭ ŀƴŘ ŀǊŎƘƛǘŜŎǘǳǊŀƭ ƘƛǎǘƻǊȅ 

of the city.  These historic resources serve as bonds to the past and as tangible keepsakes of the 

people and events that developed the community.  The historic resources provide a walkway 

ƛƴǘƻ ǘƘŜ Ǉŀǎǘ ǘƘŀǘ ƛƭƭǳǎǘǊŀǘŜǎ ŀƴŘ ŀǊǘƛŎǳƭŀǘŜǎ tƻǇƭŀǊ .ƭǳŦŦΩǎ ǎǘƻǊȅ ƛƴ ŀ ǿŀȅ ǘƘŀǘ ƘƛǎǘƻǊȅ ōƻƻƪǎ 

cannot express.  

The historic resources of Poplar Bluff are also vital for the future of the community.  Heritage 

tourism is a growing industry in the United States, and Poplar Bluff has the potential to benefit 

from the industry.  tƻǇƭŀǊ .ƭǳŦŦΩǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎ Ŏŀƴ ŀƭǎƻ ŎƻƴǘǊƛōǳǘŜ ƛƴ ŀǘǘǊŀŎǘƛƴƎ ƴŜǿ 

business and residents.  

For the past several decades, interest in historic preservation and rehabilitation of historic 

buildings and resources has increased throughout the United States. Historic buildings are being 

recognized for their value and the contribution these historic resources make to a community, 

both economically and aesthetically.  Poplar Bluff enacted a historic preservation ordinance in 

order to protect the coƳƳǳƴƛǘȅΩǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎΦ  Under the Design Review Ordinance all 

changes in the Poplar Bluff historic resources designated in the Downtown Commercial Historic 

District or designated in a local district or the local individual listing must be approved by the 

Poplar Bluff Historic Preservation Commission (HPC).  

The first Design Guidelines manual established for the Poplar Bluff was created in November 

2005 and revised in March 2006.  Poplar Bluff like other communities realized the importance 

of updating their design guidelines and this manual will serve as the replacement for the 

previous guidelines.  

 

Design Guidelines 

Through design review guidelines, the preservation ordinance protects within Poplar Bluff the 

economic value of the historic resources, and encourages the preservation, enhancement and 

maintenance of buildings, structures and areas of architectural, cultural and historic 

significance.  Design Guidelines are a tool to help the community develop and maintain 

appropriate settings and environment of such properties.  Properties in historic areas are 
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affected by the action of all their neighbors. Design guidelines provide an evenly balanced 

method for all property as the guidelines apply to everyone in the district. Through design 

ƎǳƛŘŜƭƛƴŜǎΣ ŀƭƭ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎΩ ǊƛƎƘǘǎ ŀǊŜ ǇǊƻǘŜŎǘŜŘ ŦǊƻƳ ǘƘŜ ŀŘǾŜǊǎŜ ŜŎƻƴƻƳƛŎ ƛƳǇŀŎǘ ǘƘŀǘ 

could develop from the acts of another. Design guidelines assist all residents to understand the 

history and unique characteristics of the neighborhood in which they reside or the area in 

which they conduct business and help encourage a more beautiful environment to reside and 

work within.   

How to Use the Design Guidelines Manual  

The Poplar Bluff Historic Design Review Guidelines are intended to be easy to read and to allow 

for quick location of specific information. The manual is divided into topical sections with 

section headings for easy reference. Each section is divided into subsections to locate specific 

information more easily.  The manual also includes illustrations or photos to clarify the text.  

The {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴ are incorporated into the manual to 

provide additional information and to consolidate as much information as possible into one 

publication. In the Appendices section are the titles of applicable National Park Service 

Preservation Briefs that offer additional technical information. Also provided is information on 

how to obtain the Briefs. A glossary of preservation-related terms, and resources for additional 

information can be found in the Appendices section.  

The Poplar Bluff Historic Design Review Guidelines is consistent with the preservation principles 

established by the United States Department of the Interior and stated in the Secretary of the 

LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴΦ The manual addresses only the exterior of historic 

buildings, and emphasizes the architectural features that define the unique character of Poplar 

Bluff; as well as the streetscape and landscape.  

Any property owner considering changes to the exterior of an existing building, planning to 

construct a new building, to demolish, or to relocate of a build in the designated historic district 

boundaries or designated individual historic resource is subject to review by the Poplar Bluff 

HPC.  Interior changes to existing buildings are not subject to review by the HPC. The HPC will 

utilize the Poplar Bluff Historic Design Review Guidelines and the {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ 

Standards for Rehabilitation to assist in determining whether proposed changes to existing 

buildings are appropriate for that particular building based on its architectural style and historic 

characteristics.  A Certificate of Appropriateness (COA) from the HPC must be obtained before 

any work can begin on any exterior changes, new construction, demolition, mothballing or 

relocation. If the proposed physical changes are consistent with the Poplar Bluff Historic Design 

Review Guidelines and {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴ, the applicant will 
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be granted a COA and work may begin once all necessary permits are received, including those 

from any applicable city department.  

The Poplar Bluff Historic Design Review Guidelines, used in harmony with the Poplar Bluff 

Preservation Ordinance, will assist the HPC in protecting and preserving local historic resources. 

The manual does not impart case specific advice or address exceptions; the guidelines manual 

is only an overall guide for changes to historic resources and design for new construction. The 

conditions and characteristics of each building and the appropriateness of proposed alterations 

will be considered on a case-by-case basis by the HPC.  

The administrative authority on the appropriateness of modifications/changes, design of new 

construction, demolition of a building, mothballing or relocation of a building does not lie solely 

with the Poplar Bluff Historic Design Guidelines Manual, but also with the property owners, and 

members of the HPC. They help to determine the appropriateness of changes concerning 

ŘŜǎƛƎƴŀǘŜŘ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎΦ ¦ƭǘƛƳŀǘŜƭȅΣ ǘƘŜ ǇǊŜǎŜǊǾŀǘƛƻƴ ƻŦ tƻǇƭŀǊ .ƭǳŦŦΩǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎ 

does not rely on ordinances or design guidelines, but on decisions made by the community and 

its residents and property owners.  

Historic Preservation Commission 

The Poplar Bluff HPC will utilize the Poplar Bluff Historic Design Review Guidelines as a guide to 

make decisions on applications submitted to the commission. Use of the guidelines in the 

manual will assist the commission in making consistent and fair decisions that are compatible 

with The {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴ and sound preservation 

practice.  

Property owners, architects, and contractors can use the Poplar Bluff Historic Design Review 

Guidelines to plan their projects. Since the HPC reviews each application on a case-by-case 

basis, varies from the guidelines and omissions within the Poplar Bluff Historic Design Review 

Guidelines will be addressed by the HPC.  
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Design Guidelines ARE intended to: 

¶ Respect the traditional character of the historic resources and area, reinforcing 
community identity and appearance; 

¶ Retain the architectural character and historic quality of materials of buildings during 
the course of rehabilitation, renovation, and maintenance; 

¶ Ensure proposed additions to existing buildings and new construction respects and is 
compatible with setbacks, spacing, scale, and other defining characteristics in the 
historic area; 

¶ Preserve significant features; 

¶ Serve as a tool to assist property owners, architects, and contractors in making basic 
design decisions; 

¶ Increase public awareness of historic architecture and design issues; 

¶ Protect the value of public and private investment; 

¶ Provide an objective basis for decisions of the Historic Preservation Commission; 

¶ Avoid Demolition-by-Neglect. 
 

Design Guidelines ARE NOT intended to: 

¶ Control Ƙƻǿ ǎǇŀŎŜ ƛǎ ǳǎŜŘ ƛƴ ŀ ōǳƛƭŘƛƴƎΩǎ ƛnterior. These guidelines regulate exterior 
alterations;  

¶ Control appearance of the interior of a building (with some regard to what is placed 
inside façade windows such as air conditioning units, signage or suggestions about 
changes to the interior that may affect the exterior windows and doors); 

¶ Control what color you paint your property but the color of paint must harmonize and 
not distract from the surrounding area.  However the application of paint or sealants is 
reviewed if applied to un-painted or original brick; 

¶ Limit growth or development; 
¶ Control routine maintenance. 
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PRESERVATION PRACTICES 

Introduction to Historic Preservation and Rehabilitation 

¢ƘŜ ƘƛǎǘƻǊȅ ƻŦ ŀ ǘƻǿƴ ŎƻƴǘǊƛōǳǘŜǎ ǘƻ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŎƘŀǊŀŎǘŜǊΦ tǊŜǎŜǊǾƛƴƎ ǘƘŜ ƘƛǎǘƻǊȅ ƻŦ ŀ 

communiǘȅ ǘƘǊƻǳƎƘ ƛǘǎ ƘƛǎǘƻǊƛŎ ǊŜǎƻǳǊŎŜǎ Ǉƭŀȅǎ ŀ ǇŀǊǘ ƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǳƴƛǉǳŜ ŀǘƳƻǎǇƘŜǊŜΦ 

Historic preservation provides a tangible link with the past, the roots of a community and its 

people.  

Historic properties bestow a community with a sense of identity, and provide a feel of time and 

place while establishing strong community ties.  These historic resourcesτresidential dwellings, 

commercial buildings, public buildings, educational buildings and landscapesτare entwined 

ƛƴǘƻ ǘƘŜ ŦƻǳƴŘŀǘƛƻƴ ƻŦ tƻǇƭŀǊ .ƭǳŦŦΩǎ Ŏƻmmunity.  It is these historic resources that help define 

the unique character and atmosphere of Poplar Bluff.  

IƛǎǘƻǊƛŎ ōǳƛƭŘƛƴƎǎ ǊŜǇǊŜǎŜƴǘ ƳƻǊŜ ǘƘŀƴ Ƨǳǎǘ ŀǊŎƘƛǘŜŎǘǳǊŜΣ ƛǘ ƛǎ ŀ ŎƻƳƳǳƴƛǘȅΩǎ ƘŜǊƛǘŀƎŜΣ ōǳǘ ƛǘ 

cannot be preserved in a climate-controlled environment as museums do with artifacts and 

paintings.  Some historic buildings are preserved in almost museum-like settings like Drayton 

Hall (Charleston, SC), Biltmore (Asheville, NC) or similar historic sites, but the vast majority of 

historic buildings have to evolve to endure. Vacant buildings ultimately develop into 

deteriorated buildings and then a future vacant lot or a parking lot with no reminder of what 

was there. Therefore, the majority of work on historic buildings is defined as rehabilitation 

rather than restoration.  

¢ƘŜ ŦŜŘŜǊŀƭ ƎƻǾŜǊƴƳŜƴǘ ŘŜŦƛƴŜǎ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ŀǎ ǘƘŜ άǇǊƻŎŜǎǎ ƻŦ ǊŜǘǳǊƴƛƴƎ ŀ ǇǊƻǇŜǊǘȅ ǘƻ ŀ ǎǘŀǘŜ 

of utility, through repair or alteration, which makes possible an efficient contemporary use 

while preserving those portions and features of the property which are significant to its historic, 

ŀǊŎƘƛǘŜŎǘǳǊŀƭ ŀƴŘ ŎǳƭǘǳǊŀƭ ǾŀƭǳŜǎΦέ 

The recipe to a successful rehabilitation is respecting the historic character and fabric of the 

building and preserving as much of the original historic materials and details as feasible. Any 

alterations/changes should be easily reversible to permit a future owner to return the building 

to its original configuration. It is a responsibility and a privilege to own a historic property. 

Property owners of historic propeǊǘƛŜǎ ǎƘƻǳƭŘ ŎƻƴǎƛŘŜǊ ǘƘŜƳǎŜƭǾŜǎ ŀ ǎǘŜǿŀǊŘ ƻŦ ŀ ŎƻƳƳǳƴƛǘȅΩǎ 

architectural heritage.  

Incentives for the Rehabilitation of National Register of Historic Places Designated Buildings 

There are special tax incentives for the restoration or rehabilitation of historic properties listed 

individually in the National Register of Historic Places (NRHP) or listed as a contributing 

resource of a NRHP District. The buildings listed as contributing in the Poplar BluffΩǎ bŀǘƛƻƴŀƭ 
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Register historic districts or listed individually in the Register are eligible to qualify for the tax 

incentives for rehabilitation.  Questions concerning the eligibility of a building for the NRHP can 

be addressed by contacting the Missouri State Historic Preservation Office (MO-SHPO), 

http://ww w.dnr.mo.gov/shpo/.  

Rehabilitation Incentives Tax Credit 

Federal Credits 

 
The Rehabilitation Incentives Tax Credit (RITC) program provides an opportunity for owners of 
certified historic structures, who undertake a certified rehabilitation, a federal income tax 
credit equal to 20% of the qualified rehabilitation expenses.  Only properties utilized for 
income-producing purposes can take advantage of this credit. In general, each dollar of tax 
credit earned reduces the amount of federal income taxes owed by one dollar. 
 
To be eligible for the 20% tax credit: 
ω ¢ƘŜ ōǳƛƭŘƛƴƎ Ƴǳǎǘ ōŜ listed individually in the NRHP, or located within a National Register-
listed historic district and certified by the National Park Service (NPS) as contributing to the 
significance of the district (by contributing to the district's historic character and retaining its 
historic appearance). 
 
ω ¢ƘŜ ǇǊƻƧŜŎǘ Ƴǳǎǘ ƳŜŜǘ ǘƘŜ άǎǳōǎǘŀƴǘƛŀƭ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ǘŜǎǘΦέ  (This is the cost of rehabilitation 
must be greater than either the adjusted basis of the property (the purchase price, minus land 
value plus the value of improvements made, minus depreciation already taken) or $5,000, 
whichever is greater.)  Also, projects must be finished within two years, unless stated as 
phrased. 
 
ω CƻƭƭƻǿƛƴƎ ǊŜƘŀō, the building must be used as an income-producing purpose (offices, stores, 
rental housing, etc.) for at least 5 years. 
 
ω ¢ƘŜ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ǿƻǊƪ ƛǘǎŜƭŦ Ƴǳǎǘ ōŜ ŘƻƴŜ ŀŎŎƻǊŘƛƴƎ ǘƻ ¢ƘŜ {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ 
Standards for Rehabilitation; these are common-sense guidelines for appropriate and sensitive 
rehabilitation. 
 
All rehabilitation tax credit projects must be reviewed by the MO-SHPO and then certified by 
the NPS, who administers the overall program.  All applications MUST begin with the MO-SHPO. 
 
A property owner interested in participating in the RITC program must submit the Historic 
Preservation Certification Application and supporting documentation to the MO-SHPO for 
review and comment.  After MO-SHPO staff reviews the work, the project is forwarded to NPS 
for final certification. 
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The application has three parts:  
 
Part 1:  requests documentation that the building is a historic structure, listed or eligible for 
listing in the NRHP.  
 
Part 2: requests a detailed description of the rehabilitation work supplemented that REQUIRES 
άōŜŦƻǊŜέ ǊŜƘŀō ǇƘƻǘƻƎǊŀǇƘǎ ŀƴŘ ǇǊƻǇƻǎŜŘ ŦƭƻƻǊ ǇƭŀƴǎΦ  The Part 2 should be submitted to MO-
SHPO before work begins to ensure compliance with the Standards. 
 
Part 3: is the Request for Certification of Completed Work.  This application is submitted after 
the rehabilitation is complete and requests photo-documentation of the rehabilitation in 
compliance with the Standards for Rehabilitation. 
 
10% federal income tax credit  
 
To be eligible for the 10% tax credit: 
ω ¢ƘŜ ōǳƛƭŘƛƴg must be built before 1936 and be non-historic. 
 
ω ! ōǳƛƭŘƛƴƎ Ƴǳǎǘ ƳŜŜǘ ǘƘŜ ǇƘȅǎƛŎŀƭ ǿŀƭƭ ǊŜǘŜƴǘƛƻƴ ǘŜǎǘΦ  !ǘ ƭŜŀǎǘ рл҈ ƻŦ ǘƘŜ ōǳƛƭŘƛƴƎΩǎ ǿŀƭƭǎ 
existing before the rehab must remain as external walls, at least 75 % of the walls must remain 
in place as either external or internal walls, and 
75% of the internal structure must remain in place. 
 
ω ¢ƘŜ ǇǊƻƧŜŎǘ Ƴǳǎǘ ƳŜŜǘ ǘƘŜ άǎǳōǎǘŀƴǘƛŀƭ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ǘŜǎǘΦέ  Generally, projects must be 
finished within two years. 
 
ω ¢ƘŜ ōǳƛƭŘƛƴƎ Ƴǳǎǘ ōŜ ǳǎŜŘ ŦƻǊ ƴƻƴ-residential, income-producing purposes for at least five 
years after the rehabilitation. 
 
Rehabilitation work under the 10% tax credit program must be applied for through the MO-
SHPO; however, ǊŜǾƛŜǿ ǘŀƪŜǎ ƛƴ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ŦƻǊ ǘƘŜ άƴƻƴ-ƘƛǎǘƻǊƛŎέ ǎǘŀǘǳǎΦ  If the above criteria 
are fulfilled, then the 10% rehabilitation tax credit can be claimed as an investment credit on an 
ƻǿƴŜǊΩǎ ŦŜŘŜǊŀƭ ƛƴŎƻƳŜ ǘŀȄ ǊŜǘǳǊƴΦ 
 
Buildings listed in the National Register of Historic Places are not eligible for the 10% credit. A 
building or buildings located in National Register listed historic districts are presumed to be 
historic and are therefore not eligible for the 10% credit. The owners of buildings in these 
historic districts may claim the 10% credit only if they file Part 1 of the Historic Preservation 
Certification Application with the State Historic Preservation Office (SHPO) and then forward to 
the National Park Service before the physical work begins and receive a determination that the 
building does not contribute to the district and is not a certified historic structure.  
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Missouri State tax credit 
 
Missouri law provides an investment tax credit equal to 25 % of approved costs associated with 
qualified rehabilitation made after Jan. 1, 1998.  The state credits are administered by the 
Missouri Department of Economic Development (DED); please consult the Department for 
information regarding the administration of the state program. The DED is the lead agency for 
the state credits and all state tax credit applications must be sent to the DED. The MO-{IthΩǎ 
ǊƻƭŜ ƛǎ ǎŜŎƻƴŘŀǊȅ ǘƻ 595ΩǎΦ  ah-SHPO is responsible for certifying that a building is a historic 
structure (see below) and for reviewing and approving rehabilitation work for the state credits.  
The federal and state credits can be used in combination for the rehabilitation of commercial or 
income-producing properties.  In addition the state law allows credits for the rehabilitation of a 
ǘŀȄǇŀȅŜǊΩǎ ǇŜǊǎƻƴŀƭ ǊŜǎƛŘŜƴŎŜΦ  ¢ƘŜ ǎǘŀǘŜ ǘŀȄ ŎǊŜŘƛǘ ŦƻǊ ƘƻƳŜƻǿƴŜǊΩǎ όŀǘ the time of this 
publication) is capped at $250,000 per property.  
 
{ŜŎǊŜǘŀǊȅ ƻŦ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ 

¢ƘŜ ¦Φ{Φ {ŜŎǊŜǘŀǊȅ ƻŦ ǘƘŜ LƴǘŜǊƛƻǊΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ IƛǎǘƻǊƛŎ tǊŜǎŜǊǾŀǘƛƻƴ trojects were initially 

developed for use in evaluating the appropriateness of the work proposed for properties listed 

in the NRHP.  Revised in 1990, the ¦Φ{Φ {ŜŎǊŜǘŀǊȅΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴ are considered 

the basis of sound preservation practices.  The standards allow buildings to be changed to meet 

contemporary needs, while ensuring that those features that make buildings historically and 

architecturally distinctive are preserved.  The standards have meaningful application to virtually 

every type of project involving historic resources.  Both the Federal Government and the State 

ƻŦ aƛǎǎƻǳǊƛ ǳǎŜ ǘƘŜǎŜ ǎǘŀƴŘŀǊŘǎ ǘƻ ŜǾŀƭǳŀǘŜ ŀ ǇǊƻƧŜŎǘΩǎ ŜƭƛƎƛōƛƭƛǘȅ ŦƻǊ ƘƛǎǘƻǊƛŎ ǇǊŜǎŜǊǾŀǘƛƻƴ-based 

tax credits which are available to properties contributing to every Poplar Bluff National Register 

District or are individually listed.  The {ŜŎǊŜǘŀǊȅΩǎ {ǘŀƴŘŀǊŘǎ ŦƻǊ wŜƘŀōƛƭƛǘŀǘƛƻƴ provide the 

framework of these design guidelines as a means of perpetuating traditional development 

patterns and will be used by the HPC in reviewing applications for COA.  These standards are: 

1. A property will be used as it was historically or be given a new use that requires minimal 
change to its distinctive materials, features, spaces, and spatial relationships.  

2. The historic character of a property will be retained and preserved.  The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that characterize 
a property will be avoided.  

3. Each property will be recognized as a physical record of its time, place, and use.  Changes 
that create a false sense of historical development, such as adding conjectural features or 
elements from other historic properties, will not be undertaken.  

4. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.  

http://www.ded.mo.gov/BCS%20Programs/BCSProgramDetails.aspx?BCSProgramID=44
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5. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

6. Deteriorated historic features will be repaired rather than replaced.  Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old 
in design, color, texture, and, where possible, materials. Replacement of missing features will 
be substantiated by documentary and physical evidence.  

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.  

8. Archeological resources will be protected and preserved in place.  If such resources must be 
disturbed, mitigation measures will be undertaken.  

9. New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property.  The new work 
shall be differentiated from the old and will be compatible with the historic materials, features, 
size, scale and proportion, and massing to protect the integrity of the property and its 
environment.  

10. New additions and adjacent or related new construction will be undertaken in such a 
manner that, if removed in the future, the essential form and integrity of the historic property 
and its environment would be unimpaired.  

!ǇǇƭȅƛƴƎ ǘƘŜ {ŜŎǊŜǘŀǊȅΩǎ {ǘŀƴŘŀǊŘǎ 

The Standards for Rehabilitation include basic steps in making recommendations for changes to 

the historic property. Adhering to these steps during the planning process will help ensure a 

successful rehabilitation project during the review process.  

1.   Identify, Retain, and Preserve the form, materials, and detailing of the property that 

defines the character of the historic property. 

2.  Protect and Maintain the character-defining aspects of the historic property with the least 

intervention possible and before undertaking other work.  Protection includes regular 

maintenance.  

3.  Repair is the step beyond protect and maintain.  It includes patching, piecing-in, splicing and 

consolidating.  Repairing also includes limited in-kind replacement.  

4.  Replacement is the last resort in the preservation process and is appropriate only if the 

missing feature cannot reasonably be repaired.  Replace with the same material, if possible, but 

a substitute material may be necessary.  
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5.  Design for Missing Features should be based on the documented historic appearance of the 

property.  If no documentation exists, a new design is appropriate if it respects the size, scale 

and material of the property.  

6.  Alterations/Additions to Historic Buildings are sometimes needed to insure continued use, 

but alterations/additions should not drastically change, obscure, or destroy character-defining 

spaces, materials, features, or finishes.  

 

Levels of Preservation Efforts: Building Project Categories 

Preservation is defined as taking action to maintaiƴ ŀ ōǳƛƭŘƛƴƎΩǎ ƻǊ ǎǘǊǳŎǘǳǊŜΩǎ ŜȄƛǎǘƛƴƎ ŦƻǊƳ 

through careful maintenance and repair. There are varying methods associated with building 

preservation from the stabilization of a building to restoration.  How does a property owner 

determine the right method of preservation for their building project? Most projects are 

determined by the condition of the building, the planned use, and the budget amount.  While 

the rehabilitation standards provide one approach to the preservation of historic resources, 

other approaches are listed below:  

Stabilization - To protect a building from deterioration by making it structurally secure, while 

maintaining its current form. Stabilization techniques include covering the roof, windows, and 

doors so that rainwater cannot penetrate and to protect against vandalism; pest control; 

performing basic structural repairs; removing overgrown vegetation; and other steps to prevent 

additional deterioration of the property.   

Mothballing ς To de-active a property for an extended period when all means of finding a 

productive use for a historic building have been exhausted or once no funds are available to put 

a deteriorating structure into usable condition.  Mothballing should only be undertaken with 

careful planning and physical repairs are completed prior to securing the building.  Mothballing 

techniques include securing the building and its component features to reduce vandalism and 

break-ins; secure or modify utilities and mechanical systems; provide adequate ventilation to 

the interior; and develop and implement a maintenance/monitoring plan for protection.  

Reconstruct ς To re-create an historic building that has been damaged or destroyed; to erect a 

new building or structure resembling the old, using historical, archaeological, and architectural 

documents.  Reconstruct is a controversial and philosophical preservation method.  It is 

ŎƻƳƳƻƴƭȅ ǾƛŜǿŜŘ ŀǎ ŎǊŜŀǘƛƴƎ άŀ ŦŀƭǎŜ ǎŜƴǎŜ ƻŦ ƘƛǎǘƻǊȅέ ǘƻ ǳǎŜ ƘƛǎǘƻǊƛŎ ƳŀǘŜǊƛŀƭǎ ƻǊ ǊŜǇǊƻŘǳŎǘƛƻƴ 

materials, which can mislead an observer of the age of the building. 
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Rehabilitation - To repair a building or structure and make it usable again while preserving 

those portions or features of the property that are historically and culturally significant. 

Rehabilitation usually includes undertaking structural repairs, updating the mechanical systems 

(electrical system, plumbing, and heating and air conditioning).  For example, rehabilitation 

might include an updated bathroom or kitchen while retaining the historic woodwork, floors, 

staircase, and the majority of the floor plan. Rehabilitation is also referred to adaptive re-use.  

Remodel - To change a building without regard to its distinctive features or style.  Often 

involves changing the appearance of a building by removing or covering original details and 

substituting new materials and forms. 

Renovate ς To repair a building and make it usable again, without attempting to restore its 

historic appearance or duplicate original construction methods or materials.  

Restore ς To return a building to its original form and condition as represented by a specified 

period of time using materials that are as similar as possible to the original materials. 

Restoration requires detailed research into the history, development and physical form of the 

property; as well as skilled craftsmanship and attention to detail.       

Recycle - New uses can be found for older buildings.  Schools, hospitals, railway stations, 

warehouses, hotels, and banks are all examples of buildings that are often recycled. Here, the 

challenge is to recycle buildings, whose original use is obsolete, by finding new uses that add to 

the economic vitality of the community. 

 

Project Planning 

As a property owner, your building may need rehabilitation for various reasons.  The building 

may not be in the best condition, or it may have been an inappropriate remodel or renovation 

at one time.  As a property owner, you may want to make particular changes to enhance your 

building or to add modern conveniences.  

Maintenance is vital to historic buildings.  When historic buildings are properly maintained, 

usually extensive rehabilitation is not necessary with the exception of modernization of 

mechanical systems, updating bathrooms or kitchens and periodic replacement of items or 

elements that wear out or deteriorate over time, such as roofs, mortar, wood siding or trim, 

and paint. Proper maintenance practices help to prolong the life of most elements of a historic 

building.  

The following is a framework of a recognized method to planning and implementing 

preservation projects.  Property owners should study these steps thoroughly and consider their 
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significance.  The first three steps of the planning process should be completed prior to the 

submission of a Certificate of Appropriateness application.  These steps are described in the 

proposed order: 

Step 1 ς Inspect and Document the Property and Create a Wish List 

A detailed inspection of the property or site will permit for a comprehension of particular 

problems that may exist, as well as unique circumstances and features that need to be well-

thought-out.  This inspection process should also consider the character of the surrounding 

area (neighborhood or area of impact), with specific attention given to how the property in 

question relates to nearby buildings, sites, streetscapes, and landscapes.  Create a wish list of 

what needs to be done and what improvements and/or changes are anticipated, but not 

considered necessary, to the physical soundness of a property. 

Prior to any work carried out, existing conditions of the historic property should be 

documented through photography and drawings.  This is especially important when tax credits 

are being sought for the rehabilitation of property.  Property owners should confer with the 

Missouri State Historic Preservation Office (MO-SHPO) if they anticipate applying for the tax 

credits.  

Step 2 ς Define the Scope of the Project and Develop a Preliminary Plan 

At this point the property owner must determine the preservation method (stabilization, 

rehabilitation, restoration, renovation, remodel or reconstruction) and level of the project to be 

undertaken. It is advisable to consult with an architect, interior designer, contractor with 

historic preservation project experience.  A preservation specialist may also be consulted for 

assistance in defining the key components of the project.  The building owner may contact the 

Poplar Bluff Planning Department at this point of the project.  Contact information for the 

Poplar Bluff Planning Department: (573) 686-8615. 

Step 3 ς Develop a Master Plan and Consult with the Planning Department 

The Master Plan is the final step in the project planning process.  The Master Plan should be a 

framework of the primary goals of the project and the work needed to accomplish the 

remaining steps.  At this point of the project, it is important for the property owner to contact 

the Poplar Bluff Planning Department and submit a Certificate of Appropriateness application 

to be reviewed by the Historic Preservation Commission.  

Step 5 ς Stabilization of the Building 

Prior to any work being conducted, the property must be in stable condition to prevent further 

deterioration.  Stabilization, for instance, could be to repair a leaking roof, or broken windows 
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that allow the outside elements into the building.  It is important to complete repairs that 

prevent moisture into the building or other outside elements, as you do not want to have a 

leaking roof while rehabbing the interior of a building.    

Step 6 ς Undertake Structural Repairs 

Once the building has been stabilized, any structural damage should be fixed.  If the approved 

project includes construction of an addition to the building, it should be undertaken only after 

all structural repair work has been completed.  

 

Step 7 ς Undertake Infrastructure Repairs 

Repairs and improvements to mechanical systems (i.e., cooling and heating systems, plumbing, 

and electrical systems) are important to accomplishing the uppermost well-being in any 

building.  Focus on the infrastructure repairs and improvements at the beginning or early on in 

the project rather than postponing it. Infrastructure projects can be expensive, and it is 

important to plan this work early in the project schedule.  

Step 8 ς Undertake Energy Conservation Improvements  

Most energy efficiency projects are uncomplicated and not always extremely costly.  It is 

important to consider adding energy conservation project improvements to your project as it 

can enhance your overall project and be cost effective.  

Step 9 ς Undertake Cosmetic Work 

Finishing work, such as minor siding repairs, exterior painting, and porch repairs, should be the 

final steps of a preservation project.  While this type of work is usually has the most visual 

impact, it is vital that all preliminary work such as, stabilization, structural repairs and 

infrastructure improvements, be completed prior.  
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CERTIFICATE OF APPROPRIATENESS AND DESIGN REVIEW PROCESS 

Application Review Process 

A Certificate of Appropriateness (COA) is required from the Poplar Bluff HPC, before any work is 

stated on a building or site listed in the Downtown Commercial Historic District, or listed in a 

designated Local Historic District, and a designated to the Local Landmark within the City of 

Poplar Bluff.  If work is initiated prior to approval of a COA application or application for a 

building permit, a cease and desist order may be issued.  No exterior feature of any historic 

resource or existing building in a designated historic district shall be altered, relocated or 

demolished until after an application for a COA of such work has been reviewed and approved 

by the HPC.  As well as, no new construction shall be undertaken without a COA.  Any property 

owner planning to undertake a project in a designated historic district, or a designated historic 

resource must submit a COA application to the Poplar Bluff Planning Department. All projects 

will be reviewed by the Planning Department to assure zoning compliance prior to being 

presented to the HPC.  Once reviewed for zoning compliance, the COA application shall be 

forwarded to the HPC for review at one of their regularly scheduled meetings.  

Projects that meet certain criteria can be reviewed and approved by the Planning Department 

staff.  Projects not eligible for administrative approval will be placed on the agenda of the next 

available monthly HPC meeting. (See page 28 for the administrative approval list) 

The HPC shall review the COA application at one of its public meetings (held once a month).  If 

ǘƘŜ ŀǇǇƭƛŎŀƴǘΩǎ ǇǊƻƧŜŎǘ Ǉƭŀƴǎ ƳŜŜǘ ǘƘŜ /ƻƳƳƛǎǎƛƻƴΩǎ ŀǇǇǊƻǾŀƭΣ ŀ ǎƛgned COA will be issued to 

the applicant and copied to the Building Inspector.  Once all building permits are issued, work 

may proceed.  If the work changes during the construction from what was originally approved a 

new COA must be submitted to make sure the new work meets the standards in the Poplar 

Bluff Historic Design Guidelines Manual.  

The Poplar Bluff HPC shall review applications for any actions affecting designated historic 

resources.  A COA is required for the following type of project or work, but is not limited to, any 

of the following actions: 

¶ Any alteration, construction, and additions to an existing  property in a designated district 
or designated historic resource; 

¶ The removal or additions of any architectural elements of a building located within a 
designated district or designated historic resource; 

¶ Painting exterior surfaces for the first time; 

¶ Repair of windows, doors, roofs, and porches if a change of material is required or if 
replacement is required;  
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¶ New construction of buildings (including outbuildings), additions or extensive 
renovation or repair of existing buildings;  

¶ Demolition, relocation, or mothballing of an existing property; 

¶ Any modifications to the streetscape or landscape.  These include, but are not limited 
to, building setbacks and façade alignment, and fences. 
 

A Certificate of Appropriateness is not required for: 

¶ Exterior paint colors; however, paint colors must harmonize and not distract from the 

surrounding area; 

¶ Maintenance of driveways and parking  areas,  and walkways; 

¶ Minor maintenance such as, replacing sections of wood siding or trim with in-kind 

materials, repair or re-roofing with the same materials, etc.; 

¶ Interior changes. 
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Application Review Process at the HPC Meeting: 

1. Presentation of Application by HPC Staff 

A.  Presentation on Property and Outline of Proposal 

B. Comments by Staff on Project 

 

2. Presentation by the Applicant 

 

3. Comments from Other Interested Parties 

 

4. Consideration by the Historic Preservation Commission 

A. Questions by the HPC to the Applicant, Staff, and Others 

B. Discussion among HPC Members 

C. Adoption of Findings of Fact by the HPC 

D. Final Vote by the HPC 

 

The final vote of the HPC on an application for a COA will lead to one of these results: 

Approval:  Once approval is granted by the HPC, a COA will be issued by the Planning Staff, and 
a building permit, if necessary, can be obtained.  Any changes to the plans approved by the HPC 
Ƴǳǎǘ ōŜ ǊŜŦŜǊǊŜŘ ǘƻ ǘƘŜ It/Ωǎ {ǘŀŦŦΦ  If Staff determines that the change to the plans results in a 
substantive difference from the approved plans, the project must go back before the HPC. 
 
Conceptual Approval: This preliminary type of approval indicates that a proposal appears to 
meet the overall spirit of the Policy and Design Guidelines, but that there are details or design 
issues that need to be addressed before a final approval can be granted.  Conceptual approvals 
are generally used for larger-scale, more complicated projects that have a long design process, 
but can also be issued for smaller projects that need minor design changes.  The HPC will 
specify in a motion for Conceptual Approval what parts of the proposal meet the requirements 
for the issuance of a COA, and what issues need to be addressed by the applicant before the 
HPC can consider granting a final approval for the project.  
 
Deferral:  Occasionally, the HPC determines a proposal may need some adjustments or that 
additional information is needed before final approval can be granted.  These changes are often 
beyond what can be resolved in the setting of a formal HPC meeting. In such cases, the HPC 
may defer final action on the application in order for the applicant to work to resolve any 
outstanding issues.  The HPC may present the applicant with the chance to withdraw their 
application prior to deferral.  
 
Denial:  Denial by the HPC means that the proposed project does not meet the Policy & Design 
Guidelines, and that no exceptions are warranted.  A denied project proposal cannot be carried 
out.  
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Certificate of Appropriateness Required Support Materials 
 
In order for a COA application to be placed on the agenda for an HPC meeting the following 

materials must be submitted with the application based on the type of request submitted for 

approval.  Applications will not be placed on the Poplar Bluff HPC agenda until all support 

materials are submitted with the application (one copy is required). 

COA Request Types: 

New Construction, Additions, or Extensive Renovation or Repair to Existing Buildings: 

¶ Drawings to scale with dimensions, of all affected exterior elevations;  

¶ Site plans to scale showing: location with dimensions, required setbacks, landscaping 

and other site features;  

¶ Drawings or photographs of architectural details such as columns, railings, balustrades, 

roofs, doors, windows, porches, etc.; 

¶ Descriptions of all materials proposed for use on the exterior, including walls, roof, trim, 

cornice, doors, windows, porches, etc.  Provide samples if possible; 

¶ Photographs of existing building or surroundings of proposed new building; 

¶ Historic documentation (for proposed restoration to earlier appearance). 

 

Rehabilitation, Renovation or Repair to Existing Buildings: 

For work that includes changes in design or material of any exterior feature such as roofs, 

doors, windows, porches, siding, etc.: 

¶ Photographs, brochures, or drawings to scale, with dimensions, of additions or changes 

to design or type of features such as roofs, porches, doors, railings, windows, etc.;  

¶ Descriptions of all materials to be utilized;  

¶ Photographs of each elevation of the building to undergo work with details or areas of 

proposed work.  

 

Demolition, Relocation or Mothballing: 

¶ Condition report of the building or structure; 

¶ Photographs of the existing building or structure; 

¶ Documentation of economic factors (if economic hardship is applicable); 

¶ Documentation of justification; 

¶ Site place (for relocation within a designated historic district); 
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When relocating a building submit plans for the relocation of a building providing how the building is 

to be located, how the issue of overhead electrical wires, trees or other objects might come in contact 

with the relocation. 

Criteria for Issuance of a Certificate of Appropriateness  

The HPC shall consider the following factors when considering applications for a COA: 

General Issues: 

¶ Architectural style, form and design of existing building, or structure, and proposed 

alterations/changes; 

¶ Historical significance and integrity of resource; 

¶ Overall appearance and condition of the historic resource; 

¶ Size of historic resource; 

¶ Materials of historic resource; 

¶ The relationship of all the above mentioned issues, and their impact upon the 

immediate surroundings and upon a designated historic district or designated historic 

resource and its architectural, historical character and integrity. 

New Construction: 

¶ The prevailing rhythm created by existing building masses and spaces between new 

construction and existing shall be preserved; 

¶ The following features of new construction shall be visually compatible with buildings 

and environment with which the new construction is visually related, including but not 

limited to: the height, the proportion between width and height of the façade(s), the 

gross volume, the relationships and proportions between doors and windows, the 

rhythm of solids-to-voids created by openings in the façade, the design of the roof, the 

materials and textures, the trim, the patterns, and the porches; 

¶ No particular architectural style or features are required.  These guidelines encourage 

new development that is harmonious with the character of the district. 

Exterior Alteration: 

¶ All exterior alterations to a building, structure, object, site or fence feature shall be 

harmonious with the resource itself and other neighboring resources with which it is 

related.  The original design of a building, structure, objects or fence feature shall be 

taken into account in applying these standards; 

¶ The architectural character, fabric or historic integrity of a resource shall not be 

affected by exterior alterations, nor should the significance of a resource be destroyed.  
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Demolition: 

¶ The HPC will take into account the individual architectural, cultural, and/or historical 

significance of the resource;  

¶ The HPC will take into account the significance or contribution of the resource to the 

architectural character of the designated district or designated historic resource; 

¶ The HPC will take into account the significance or contribution of the resource to 

neighboring property values. 

 

Procedures for Issuance of a COA 

Any person wanting to engage in a project requiring a COA, concerning  a resource for which  a 

permit, variance, or other authorization from either the City Planning Department or other City 

departments is also required, shall submit an application therefore in the form and manner 

required by the applicable code section or ordinance.  Any such application shall also be 

considered an application for a COA and shall include such additional information as may be 

required by the HPC. After receiving any such application, the Planning Department shall assure 

that the application is proper and complete.  

No building permit will be issued by the City which affects a resource without a COA. For those 

projects that a building permit is not required for a building, structure, or object to be erected 

within a designated historic district, a COA is still required before such building, structure, or 

object may be erected or fixed.  Subsequently, such application will be reviewed in accordance 

with the following procedure: 

1. The Planning Department when such application is received will review the application 

for zoning compliance.  In addition, the application will be reviewed to verify it is 

complete, samples provided if applicable, and one copy of all materials has been 

submitted with the COA application.  Late or incomplete applications will not be placed 

on the next HPC meeting.  Applications must be received two weeks prior to the next 

scheduled meeting.  

2. The application and all materials are presented to the HPC for review prior to the Board 

meeting. 

3. Planning staff and HPC members may visit the application site prior to meeting to 

conduct a visual inspection and to take photographs. 

4. A representative for all COA applications must be present at the required HPC meeting. 

The applicant for the COA shall have the right to present any relevant evidence in 

support of the application.  Any affected property owners will be given an opportunity 

to address the Board. 
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5. If the application is approved or approved with modifications a COA is issued to the 

applicant.  A copy of the COA will be forwarded to the Building Inspector, who is 

responsible for enforcement. The applicant must obtain all building permits prior to 

commencement of work.   

6. The HPC has the right to deny or defer an application.  If an application for a COA is 

denied, the application may not be considered again by the HPC unless the applicant 

can demonstrate to the HPC that the reasons given for denial have been addressed or 

new information can be presented to support the previous application. 

7. An applicant adversely affected by a decision made by the HPC relative to the approval 

or denial of a COA may appeal the decision to the Board of Adjustments.  

8. The issuance of a COA shall not relieve an applicant for a building permit, special use 

permit, variance, or other authorization from compliance with any other requirement or 

provision of the laws of the city concerning zoning, construction, repair, relocation, or 

demolition.  

All work, including maintenance or repair must meet city safety standards and codes.  

 

Administrative Authority for Specific Projects and Work 

The HPC has an Administrative Authority procedure which allows the Planning Department to 

approve specific projects and work to properties located within a designated historic district or 

individual. When utilizing the Administrative Authority, the property owner must complete a 

COA application and submit it to the Planning Department. The application will be reviewed, 

and if the project and work is consistent with the Design Guidelines, it will be approved. If the 

application is not consistent with the Design Guidelines, the Planning Department will advise 

the property owner on the issues of concern with the project and work.  The property owner 

may re-submit a COA when the recommendations from the Planning Department have been 

met.  The following items may be approved by the Administrative Authority: 
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Administrative Authority 

Item Required Information 
Windows  not in view of any public right-of-way, 
repair or replacement 

Dimension, material, location, photo of existing 
window 

Doors not in view of any public right-of-way Dimension, material, location, photo of existing 
door 

Garage doors, repair or replacement Design, material and photo of existing door 

Glass replacement if it is in-kind Material, photos of window or door for glass 
replacement 

Storm windows or doors Material, dimensions, and photo of opening 

Shutters, repair or replacement with in-kind Size, hardware, material, location, and photo of 
building 

Awnings or canopies, repair or replacement with 
in-kind 

Location, size, design, materials, and photo of 
building 

Window or door screens Dimension, material, location, photo of existing 
window or door 

Roof or siding replacement if it is like-kind Material, photos of existing roof or siding 

Foundations Plan of work, materials, and photo of areas in 
need of repair 

Retaining walls Plan of work, materials, and photos of areas 

Walkways, paths, and driveways Plot plan, design, materials and photos of 
proposed location or area of repair 

Handicapped Facilities Plot plan, design, materials, and photos of 
proposed location 

Patios or decks  Plot plan, design, materials and photos of 
proposed location 

Parking areas Plot plan, design, materials and photos of 
proposed location 

Repair of asbestos siding or roofing; replacement 
goes before HPC for approval and COA is 
submitted 

Scope of work ς detailed, photos, and proposed 
replacement materials 

Mechanical systems Plot plan showing proposed location if being 
relocated, photos of current site and proposed 
location 

Exterior lighting Design, material, location, and photos of 
proposed location 

Gutters and downspouts Material, location, photos of building 

Fire escapes Design, location, material, photos of proposed 
location 

Demolitions of buildings if determined to be 
health and safety hazard 

Plot plan, description of work, photos of building 

Swimming pools Plot plan, design, and photos of proposed 
location 

Restoration/rehabilitation of original features, 
and/or materials when like-kind only.  

Materials, plan of proposed work, historic 
evidence and photos 
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HISTORY AND ARCHITECTURE 

Brief History of Poplar Bluff 

Poplar Bluff, named for the large poplar trees in the area, was first surveyed and platted in 

1850; the first lots sold in May with a second sell of lots in August of the same year.  A post 

office was established on February 27, 1850; Jesse A. Gilley served as the first postmaster.  

Slowly, people moved to the Poplar Bluff Township. In 1859, James S. Ferguson constructed the 

first frame house and by 1860, 12 more houses had been erected with approximately ten 

families residing in the township.  Poplar Bluff experienced no growth during the years of the 

Civil War, but experienced an abandonment of residents, and did not experience an increase in 

population until after the Civil War.  In 1869, Poplar Bluff experienced a slight rise in 

population, and the first newspaper, Black River News, was instituted (which soon became 

known as tƻǇƭƛƴΩǎ .ƭŀŎƪ wƛǾŜǊ bŜǿǎ).  The newspaper business would undergo many changes 

until the incorporation of the township of Poplar Bluff.  The town continued a slow growth 

pattern until the arrival of the St. Louis & Iron Mountain Railroad.  The completion of the 

railroad line to Poplar Bluff in May 1872, as well as the line to Cairo, IL around 1874, provided a 

resource for the town to establish shipping and manufacturing industries.  In addition to the 

railroad, the Black River enhanced the shipping and manufacturing commerce leading to a slow 

but steady population growth. 

 

During this ten-year span, J.N. Roberts & Co. founded a veneering factory in 1880 and 

employed several workers to manufacture fruit baskets and veneer.  It was followed by the 

establishment of the Keystone Lumber and Land Company (1882) and Poplar Bluff Lumber and 

Manufacturing Co. (1883).  The largest employer in Poplar Bluff was the F.G. Oxley Stave 

Company with over $100,000 in expenses per year.  Other businesses established in the 1880s 

in Poplar Bluff included three mills, seven mercantile businesses, four drug stores, three 

hardware stores (which included furniture and a wagon maker), a tailor, a cobbler, and four 

grocery stores. 

 

Poplar Bluff continued to grow and by 1890 had a population of 2,187.  The catalyst for the 

development of the town evolved.  On August 2, 1892, a special election was held and it was 

determined that Poplar Bluff would become a city.  In September 1892, Poplar Bluff was 

formally classified as a city with M. C. Horton serving as the first mayor.  As the city continued 

to grow, it was determined a new water system was needed as the residents relied upon water 

from the river, wells and cisterns.  On March 4, 1895 the new water station was completed.  

More improvements were implemented with the erection of a building to serve as city hall in 

1902 and street improvements were made.  Main Street was macadamized in 1902, and a 

resolution was passed on December 9, 1902 to macadamize the curbs and gutters on Cedar 
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Street to Main Street to Eighth.  With a population of 4,321 in 1902, the city of Poplar Bluff 

owned its water system, parks, playgrounds and a cemetery; the city had an assessed value of 

$1,142,210. 

 

Poplar Bluff continued its brisk growth with a population of 6,916 by 1910.  The town expanded 

out from the town square in all directions, with residential districts developing around the edge 

of the business district, along Main Street, Fifth Street, Vine Street and other nearby areas.  

Along with the increase in residential housing, by 1912 the city had 75 mercantile businesses.  

In 1913, the city experienced an increase in construction activity with a total of 150 buildings 

erected for residential, commercial, school and church use.  In addition, a new post office was 

built.  As the town grew, more improvements were accomplished.  During 1912 ς 1913 the city 

paved 40 blocks of its downtown streets, including North Main Street, with brick pavers.  In 

1914, a contract was let to erect an electric plant; prior to that, electricity had been provided by 

a private company.  By 1917, the city had installed 285 street lights in the residential area and 

additional lighting in the business sector.  

 

Poplar Bluff continued to advance in the business and industry sector throughout the years.  

The population also continued to grow with the only downturn being between the years of 

1920 (8,042) and 1930 (7,551).  A decline in the population may have been due to a decrease in 

the timber industry and the result of a tornado in 1927, which resulted in the death of 82 

residents. The years 1930 to 1960 marked a growth of population (15,853), as more industry 

developed in the area.  Poplar Bluff has continued to grow and prosper since 1960. 

 
How to Determine the Style of a Building 

It is beneficial to know the original construction dates or the dates of any additions, when 

detŜǊƳƛƴƛƴƎ ŀ ōǳƛƭŘƛƴƎΩǎ ǎǘȅƭŜΦ  If the dates are unattainable, take into consideration the key 

forms of the building such as the roof shape, overall form, scale, materials, porches, windows, 

doors and ornamentation, to help to identify the style.  A building style can be part of a 

widespread cultural pattern or a unique individual expression.  

 Lǘ ƛǎ ƛƳǇƻǊǘŀƴǘ ǘƻ ƪƴƻǿ ǘƘŀǘ ŀ ōǳƛƭŘƛƴƎΩǎ ŦǳƴŎǘƛƻƴ ƛǎ ƴƻǘ ŀ ǎǘȅƭŜΦ  Residential dwellings, 

commercial, schools, churches and public buildings are all designed in several styles.  A time 

period or era is not a style, but various styles were established during different time periods of 

ƻǳǊ ŎƻǳƴǘǊȅΩǎ ƘƛǎǘƻǊȅΦ  Some of these styles overlapped time periods and some were more 

widespread than others.  Some buildings exhibit elements of more than one style while other 

buildings might be a more simplified version of a style.  
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Buildings evolved through the years, and older buildings are sometimes incorporated into a 

larger building through additions constructed to an existing building.  Some buildings 

experienced a makeover in previous years to get them a more up-to-date look.  Buildings that 

evolved may have lost some of their original features.  Because buildings may have undergone 

changes, it could make it harder to determine a style.  If this is the case, it is important to 

identify the most significant features of a building and to consider and take into consideration 

those features and to protect those features when planning changes or alterations, than it is to 

classify a building by a style classification. 

 

Architectural Styles in Poplar Bluff 

The city of Poplar Bluff has a significant collection of historic buildings, whose architectural 

styles and forms represent the history of the community from the mid-1800s to the present.  

The establishment of the railroad made possible a more trouble-free way of transporting 

building supplies such as the new mass produced building materials, supplies, and components 

manufactured elsewhere that could be shipped to Poplar Bluff.  Mail order catalogs enabled 

individuals to order the mass produced decorative elements at the turn of the twentieth 

century, such as gable trim, vergeboard, doors, columns, balustrades, window hoods, windows, 

etc. to enhance their commercial and residential buildings.  In addition to the mass produced 

elements, mail order house kits became available.  People could order an entire house of 

various styles, and ship it by the railway.  The majority of house styles to utilize the mass 

produced architectural features were the Queen Anne, Colonial Revival, as well as other styles.  

Poplar Bluff has an abundance of architectural styles typical of many small communities in 

Missouri, including the Queen Anne, Neo-Classical Revival, Shingle, Colonial Revival, Folk 

Houses, Tudor Revival, Spanish Mission, Modern Movement, Craftsman Bungalow,  

International style and the One-and-Two Part Commercial Blocks forms.  

The design guidelines apply to all buildings located in the Downtown Commercial Historic 

District and all buildings, structures, or sites listed as a Local Landmark either individually or in a 

district.  The residential buildings listed in a NRHP district or individually listed on the NRHP do 

not fall under these guidelines unless listed designated as a local landmark.  These guidelines 

are recommended (not required) for the above mentioned residential properties.   
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Features of a Residential Dwelling   
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Residential Buildings 
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426 N. Main Street 

 

 

468 N. Main Street  

Front Gable  

Gable Front; Gable Front 

and Wing  

(1870-1910) 
 

 

Plan Shape: Front-gabled, gable -

front and wing, side -gabled, 

pyramidal  

Height :  1 to 2 stories 

Façade Symmetry: Symmetrical 

and asymmetrical  

Roof Type: Gable front, g able side   

Windows: Double -hung wood 

sash; typically 1/1  

Exterior Materials: Wood siding, 

brick  

Porches: Partial-or -full -width can 

have spindle work details  

Doors:  Wood panel and glass  

Details: Vergeboard, porch 

detailing  

Chimneys:  Usually interior  
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421 N. Main Street 

 

 

 

 

 

 

 

 

 

 

 

 

NEO -CLASSICAL REVIVAL  

(CA. 1895 -1950) 
 

 

Plan Shape: Rectangular, or 

irregular  

Height :  2 �² 2 ½ stories  

Façade Symmetry: Symmetrical 

and asymmetrical  

Roof Type: Side gable, front gable, 

hipped, dormer   

Windows: Vary from six -over -six, 

nine-over -nice, on e-over -one, 

double -hung, shutters  

Exterior Materials: Wood siding, 

or brick  

Porches: Full-height, p artial -width 

centered, full -width, Ionic or 

Corinthian columns  

Doors:  Typically centered with 

transoms and sidelights  

Details: Roof-line balustrade, 

dentils , wide frieze band, 

modillions  

Chimneys:  Usually gable ends  

 

 








































































































































































































































































































































